Agenda Item 5b
RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE 
 
APPROVAL 
 
DATE:  	 	27 JUNE 2024 
REF:  	 	SK 
CHECKED BY:  	LH 
 
APPLICATION REF:  3/2024/0363 	 
 
GRID REF: SD 374474 441831 
 
DEVELOPMENT DESCRIPTION: 
 
PROPOSED CHANGE OF USE FROM CHURCH, SHOP AND ANCILLARY ACCOMMODATION 
TO THREE ONE-BEDROOMED DWELLINGS INCLUDING EXTERNAL ALTERATIONS TO THE BUILDING CONSISTING OF NEW WINDOWS AND ROOFLIGHTS. 16-18 LOWERGATE CLITHEROE BB7 1AD. 
[image: ] 
CONSULTEE RESPONSES/ REPRESENTATIONS MADE: 
 
PARISH COUNCIL: 
 
Clitheroe Town Council have raised no objections to the proposal. 
 
LOCAL HIGHWAYS AUTHORITY (LHA): 
 
The Local Highways Authority have raised no objection to the proposal offering the following observations: 
 
The site will continue to be accessed off Lowergate which is a C classified, one-way southbound operated road subject to a 20mph speed limit. The road has a range of Traffic Regulation Orders along the site frontage which aims to prevent any inappropriate parking at any time. 
 
The LHA have reviewed the supporting documents and are aware that no car parking facilities will be provided. For the site to comply with the LHAs parking guidance as defined within the Joint Lancashire Structure Plan, the LHA require 4 car parking spaces to be provided. 
 
Despite this, the LHA will accept the shortfall in parking. This is because the site is located in a sustainable location in the centre of Clitheroe where key local amenities and public transport services are located within walking distance of the site, serving a range of destinations at regular intervals throughout the day. 
 
The provision of no car parking facilities should also deter any perspective tenants that require a parking space. However, should future tenants require a car parking space, public car parks are located within walking distance of the site. 
 
Before concluding it is worth noting that the existing site would have had a greater parking demand than the proposed site, with the existing uses being required to provide 6 spaces. Therefore, given the proposals location and the proposed parking demand being less than the proposed, it would be unreasonable to object to the application. 
 
ADDITIONAL REPRESENTATIONS: 
 
At the time of writing this report no representations have been received in respect of the proposal. 
 
1. 	Introduction 
 
1.1 Members will note that the application is being brought before Committee given the property currently falls within the ownership of Ribble Valley Borough Council. 
 
2. 	Site Description and Surrounding Area 
 
2.1 The application relates to an existing commercial two-storey terraced property located on the corner junction of Lowergate and King Lane, Clitheroe.  The property is located within the designated Clitheroe Conservation Area, with the building also being identified as building of Townscape Merit within the Clitheroe Conservation Area Appraisal. 
 
2.2 The property is bounded by and adjoins residential properties at both its eastern and northwestern extents.  With the immediate surrounding area being primarily residential in character save that for a small number of scattered commercial premises and the principal shopping frontage of Clitheroe being located to the northwest at the northern extents of King Lane. 
 
3. 	Proposed Development for which consent is sought 
 
3.1 The application seeks consent for the conversion of the existing building from that of a mixed commercial use to that of three residential apartments.   It is proposed that each of the apartments will be self-contained and provide for one bedroom.  With one apartment being accommodated at ground floor, one being accommodated over ground and first floor with the remining apartment wholly being accommodated at first floor save that for an access stairwell. 
 
3.2 	To facilitate the conversion of the property to that of residential use, the submitted details propose a number of external alterations to the property as follows: 
 
· Southeast elevation: removal of existing shopfront and fascia with installation of new window opening (ground floor) and doors with associated surround, head and sill detailing. 
· Southwest elevation: removal of existing shop fascia signage and alterations to existing window opening to introduce domestic proportioned window with associated surround, head and sill detailing. 
· All new windows to be timber framed to match existing 
· All new/replacement doors to be of timber construction 
· Render to be repaired/repainted 
· Installation of rooflights window on rear facing (northeast) roof slope. 
 
4. 	Relevant Planning History 
 
No recent planning history directly relevant to the determination of the application. 
 
5. 	Relevant Policies 
 
 	Ribble Valley Core Strategy 
 
Key Statement DS1: Development Strategy 
Key Statement DS2:  Sustainable Development 
Key Statement EN4: Biodiversity and Geodiversity 
Key Statement EN5: Heritage Assets 
Key Statement EC1: Business and Employment Development 
Key Statement EC2: Development of Retail, Shops and Community Facilities Key Statement DMI2: Transport Considerations 
 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport & Mobility 
Policy DME2: Landscape & Townscape Protection 
Policy DME3: Site and Species Protection and Conservation 
Policy DME4: Protecting Heritage Assets 
Policy DME5: Renewable Energy 
Policy DMB1: Supporting Business Growth and the Local Economy 
 	 
Planning (Listed Buildings and Conservation Areas) Act 
National Planning Policy Framework (NPPF) 
 
6. 	Assessment of Proposed Development 
 
6.1 	Principle of Development: 
 
6.1.1 The proposal seeks consent for the creation of three new residential planning units, through the conversion and change of use of an existing building within the Principal Settlement of Clitheroe. As such, consideration must be given in respect of the compatibility of the proposal with that of the locational and spatial aspirations for new residential housing growth within the borough as embodied within the currently adopted development strategy. 
 
6.1.2 In relation to matters regarding the locational and spatial aspirations for new residential housing growth within the borough, both Key Statement DS1 and Policy DMG2 are primarily engaged for assessing the acceptability/suitability of the principle of residential development in this location.  In this respect, with regards to the creation of new residential planning units within principal and Tier 1 settlements, Policy DMG2 (Strategic Considerations) states that: 
 
 Development should be in accordance with the core strategy development strategy and should support the spatial vision: 
 
Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement. 
 
6.1.3 With Key Statement DS1 (Development Strategy) reading as follows: 
 
The majority of new housing development will be concentrated within an identified strategic site located to the south of Clitheroe towards the A59; and the principal settlements of Clitheroe, Longridge and Whalley. 
 
6.1.4 In respect of the above policy considerations/criterion, the application site is located wholly within the defined settlement limits of Clitheroe (Principal Settlement).  As such, the principle of the redevelopment of the site for residential purposes would fully align with the inherent criterion of Policy DMG2(1), particularly insofar that it would represent development that it is closely related to the main built-up area of the settlement to which it relates.  
 
6.1.5 With the proposed development further aligning with the aims and objectives of Key Statement DS1 insofar that it would result in residential development ‘focused towards’ and being within a designated Principal Settlement.  
 
6.1.6 As such and taking account of the above matters, it is not considered that the principle of the reconfiguration and change of use of the building for residential purposes, notwithstanding other development management considerations, would 
result in any significant measurable adverse conflict with Key Statement DS1 nor Policy DMG2 of the Ribble Valley Core Strategy in relation to the locational and spatial aspirations for new housing growth within the plan area. 
 
6.2 	Loss of Employment: 
 
6.2.1 The proposal would result in the loss of a small area of floorspace (retail shop) that currently possesses employment generating potential, as such consideration must be given to the aims, objectives and requirements of Policy DMB1.  In this respect Policy DMB1 states that: 
 
Proposals for the development, redevelopment or conversion of sites with employment generating potential in the plan area for alternative uses will be assessed with regard to the following criteria: 
 
1. The provisions of Policy DMG1, and 
2. The compatibility of the proposal with other plan policies of the LDF, and 
3. The environmental benefits to be gained by the community, and 
4. The economic and social impact caused by loss of employment opportunities to the borough, and 
5. Any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.) 
 
6.2.2 Taking account of the above, in respect of criterion 3, the redevelopment of the property is likely to result in an overall benefit in terms of the provision of additional residential planning units within a highly sustainable location within a Principal Settlement. 
 
6.2.3 In respect of criterion 4 and the economic and social impact caused by loss of ‘employment opportunities’ to the borough.  The existing commercial (retail) floorspace is extremely limited in size, as such, taking account of the potential loss of this floorspace, the measurable impacts on the economy from its loss would be negligible, particularly when taking account of the small-scale nature of the commercial operation that the building previously accommodated or could potentially accommodate in the future. In this respect the loss of employment generating floorspace of this size is extremely unlikely to yield significant impact to the local economy to the extent that any measurable or quantifiable impacts would be resultant. 
 
6.2.4 In respect of criterion 5, Policy DMB1 requires that the proposed development should also be assessed with regard to any attempts that have been made to secure an alternative employment generating use for the site.  In cases/locations where the retention of commercial uses within a site is preferable, the policy requires the marketing of the site for business use for a minimum of 6 months in order to support/justify the potential loss of the employment generating use. 
 
6.2.5 In respect of the above, the property has been marketed as mixed use retail for a period in excess of the required 6 months, having been marketed since January 2023 without any success or market interest in the property in respect of the continued commercial mixed use of the property. 
 
6.2.6 As such, taking account of the above matters, notwithstanding other development management considerations.  The principle of the redevelopment of the site for residential purposes raises no significant measurable direct conflict(s) with the overall aims and objectives of Policies DMB1 of the Ribble Valley Core Strategy that would warrant the refusal to support the application in relation to matters regarding the potential loss ‘employment generating’ floorspace. 
 
6.3 	Loss of Community Facilities: 
 
6.3.1 The proposal would result in the loss of mixed use floorspace including a small retail element and the loss of an area utilised as a ‘worship space’, as the building was last used as a place of worship with a large worship space on the ground floor and a prayer room and ancillary accommodation at the first floor. The charity shop comprises a much smaller room on the ground floor. An internal room on the ground floor was used as storage for the shop to receive and sort donated goods for the shop. This space was also as circulation space to the rest of the accommodation and provided access to the first floor. 
 
6.3.2 In respect of this matter and the potential loss of an existing ‘community facility’ Key Statement EC2 states: 
 
‘Proposals that have an adverse impact on existing community facilities would only be permitted as an exception where the proposed development would bring defined and demonstrable benefits’. 
 
6.3.3 Taking account of the above, the nature of the worship space and ‘prayer room’ in its current configuration is considered atypical of such facilities, with the arrangement being divergent from the normal configuration of ‘worship space’ in its most common form.  As such it is not considered that the loss of the ‘community facility’ element of the proposal, in this instance, would warrant being identified as significant conflict with Key Statement EC2.  Furthermore, the proposal would in principle, bring forward defined and demonstrable benefits through the delivery of additional residential planning units within a highly sustainable location within a principal settlement. 
 
6.4 	Visual Amenity, External Appearance, and Impact(s) upon Clitheroe Conservation Area: 
 
6.4.1 The application building is located within the designated Clitheroe Conservation Area, also being identified as a Building of Townscape Merit.  As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development. 
 
6.4.2 In this respect Key Statement EN5 states that: 
 
 There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits. 
 
This will be achieved through: 
 
· Recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.  
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.  
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.  
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.  
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment 
 
6.4.3 With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis: 
 
	 	1: CONSERVATION AREAS 
 
Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance.  This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported. 
 
In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area. 
 	 
2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST 
 
Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist. 
 
6.4.4 Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state: 
 
	 	In determining planning applications, all development must: 
 
DESIGN 
 
4. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit. 
5. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
6. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities. 
 
AMENITY 
 
	2. 	Not adversely affect the amenities of the surrounding area. 
 
ENVIRONMENT 
 
4. 	All development must protect and enhance heritage assets and their settings. 
 
6.4.5 In respect of visual impacts or impacts upon the character and visual amenities of the designated Clitheroe Conservation Area.  The submitted details propose a number of external alterations to the property as follows: 
 
· Southeast elevation: removal of existing shopfront and fasciae with installation of new window opening (ground floor) and doors with associated surround, head and sill detailing.  
· Southwest elevation: removal of existing shop fascia signage and alterations to existing window opening to introduce domestic proportioned window with associated surround, head and sill detailing. 
· All new windows to be timber framed to match existing  
· All new/replacement doors to be of timber construction 
· Render to be repaired/repainted 
· Installation of rooflights window on rear facing roof slope. 
 
6.4.6 In relation to the above works, the resultant external appearance of the building will be that of a more domestic appearance than that of the current external configuration.  In this respect the external appearance of the building will be more akin to and benefit from a greater visual synergy with its domestic neighbouring counterparts, resulting in a more visually coherent streetscene and result in overall visual uplift and enhancement of the property. 
 
6.4.7 As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 205 and 208 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon the character or visual amenities of the designated Clitheroe Conservation Area. 
 
6.5 	Impact(s) upon Residential Amenities: 
 
6.5.1 Given the proposal seeks consent for the creation of new C3 residential planning units, consideration must be given in respect of the compatibility of the proposed use with that of the character of the immediate area and as to whether the introduction of such a use will result in any undue impacts upon the character of the area or nearby residential amenities.  With further consideration to be given in respect of the level and quality of residential amenities that will be afforded to future occupiers of the proposed dwellings. 
 
6.5.2 In respect of compatibility with the area, given the immediate adjoining properties and the majority of those found within the vicinity are in residential use, the introduction of further residential planning units within the building is unlikely to result in the introduction of a conflicting use that will result in measurable adverse impacts. 
 
6.5.3 The proposed configuration of the proposal will not afford outlook from primary habitable room windows that would result in a direct visual interface with nearby existing residential receptors, as such the proposal is unlikely to result in any measurable or significant impacts upon the residential amenities of nearby occupiers with regards to loss of privacy. 
 
6.5.4 In respect of the internal configuration of the proposed apartments, each of the habitable roofs associated with the apartments is considered to have adequate access to daylight with the internal floor areas associated with the apartments also being considered appropriate and acceptable.  Members will note that one of the apartments will benefit from the primary bedroom being accommodated in a ‘mezzanine’ arrangement with the room being afforded access to daylight via a rooflight arrangement on the rear facing roof slope of the property. 
 
6.5.5 In respect of the Nationally Described Space Standards (Technical Housing Standards), the internal floor areas of the apartments measure 46.8sqm, 52.4 sqm and 60.1 sqm.  With the floorspace standards requiring that 1 bedroom apartments to accommodate 1 person be 37 sqm (in the case of a shower room being provided in-lieu of a bathroom) and that 1 bedroom apartments to accommodate 2 people be no less than 50 sqm.  As such the apartment floor areas would fall within a 
range of tolerances that are considered acceptable within the Nationally Described Space Standards dependant on occupancy. 
 
6.5.6 Taking account of the above, the proposal raises no significant measurable conflict with Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenity and ensure adequate levels of residential amenity for future occupiers of proposed residential development(s) where appropriate. 
 
6.6 	Landscape and Ecology: 
 
6.6.1 Given the proposal involves works to within the existing roof space, the application has been accompanied by a Preliminary Bat Roost Assessment Report.  The submitted report concludes that no evidence was recorded to suggest the property has been utilised by roosting bats with the building being of negligible potential for roosting bats.  As such there is no need for the development to provide measures to mitigate potential impacts upon protected species. 
 
6.6.2 As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern. 
 
6.7 	Highway Safety and Accessibility: 
 
6.7.1 Members will note that the submitted details do not propose that the residential planning units would be afforded any dedicated vehicular parking provision. However, in this respect the property benefits from a town centre location, with readily available walkable access to a number of methods of sustainable public transport and walkable access to a wide range of services and facilities. 
 
6.7.2 Taking the above into account and in the absence of any objection being raised by the Local Highways Authority, it is not considered that the shortfall in dedicated parking provision, given the location of the proposal, is likely to result in any undue impacts upon the operation of the immediate highway network. 
 
6.7.3 As such, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure and vehicular parking provision is brought forward to accommodate proposed development. 
 
7. 	Observations/Consideration of Matters Raised/Conclusion 
 
7.1 For the reasons outlined above, the application is recommended for approval insofar that the proposal will not result in any adverse impacts, nor will the proposal result in significant measurable conflicts with the aims and objectives of the Ribble Valley Core Strategy that would warrant the refusal to grant planning permission in this instance. 
 
 
RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s): 
 
1. The development hereby approved must be begun not later than the expiration of three years beginning with the date of this permission. 
 
REASON:  Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004. 
 
2. Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings: 
 
Location Plan 
Proposed Floor Plans: PHA/840 A1.3 10/6/24 
Proposed Apartments: PHA/840 A1.4 
Proposed Mezzanine Section: PHA/840 A1.4 10/6/24 
Proposed Elevations: PHA/840 A1.5 10/6/24 
 
REASON: For the avoidance of doubt and to clarify which plans are relevant to the consent hereby approved. 
 
3. All new and replacement windows and doors shall be constructed in timber, of which the elevational and section details shall have been submitted and approved in writing by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details; the approved details shall thereafter be retained in perpetuity 
 
REASON:  To ensure a satisfactory standard of appearance and to ensure the proposal contributes to the enhancement and protection of the character and visual amenities of the designated Clitheroe Conservation Area. 
 
4. Notwithstanding the details shown upon the approved plans, the proposed roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be submitted to and approved in writing by the Local Planning Authority prior to installation.  The development shall be carried out in strict accordance with the approved details. 
 
REASON:  In order that the Local Planning Authority may ensure that the detailed design of the proposal does not undermine the character and appearance of the area and that the proposal responds positively to the character of the existing building. 
 
 
BACKGROUND PAPERS 
 
https://webportal.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2024%2F 0363  
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